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It is generally agreed that land and shelter are two basic
ingredients of any people's quest to improve their economic and
political conditions. In American cities that have an increasing
population, land to be used for housing often becomes an item of
conflict between various ethnic, economic and political groupings.
In Atlanta, a city in which blacks have historically been physi
cally, psychologically, economically and politically controlled,
and spatially contained, the competition for land and housing is
one in which blacks invariably emerge as "victims." This study,
which seeks to develop a model of redevelopment that will re
vitalize a black neighborhood in a manner that will best benefit
its residents, must be approached as a study of blacks and whites
in conflict—over a scarce resource—land/housing.
Many social scientists have studied this kind of conflict
by blacks and whites in various cities and under varying conditions.
Drake and Cayton, in their classic investigation of the "Black Belt"
in Chicago, found that while other ethnics have become dispersed




ethnics by becoming more concentrated. Traditionally, black neighbor
hoods have three options: (1) to expand as a growing "Black Belt";
(2) deteriorate as "controlled" slum; or (3) become "repossessed"
through a federally sponsored neighborhood development of Urban Renewal
program (particularly, if it's physical location is contiguous or
close to the local Central Business District (CBD) as is the case in
the Vine City community).
This study emerged from a professional relationship that the
research investigator had with the Vine City Project Area Committee
(PAC) while employed with Eric Hill Associates, one of the major
city planning firms in the Southeastern region of the United States.
Eric Hill Associates were selected as the planners for the
Vine City area through a series of interviews with the Executive
Committee of the Project Area Committee. There were other firms who
were interviewed as possible planning consultants for the Vine City
PAC.
The Vine City PAC is a group of citizens from the Vine City
neighborhood who have been duly elected by the residents of their
community to represent the community in the urban renewal planning
process. This committee has the power to accept or reject any plan
if in their estimation it does not meet the needs of their community.
This citizen participation component came into existence
through the 1968 Housing Act which Local Public Agency (LPA) guarantees
St. Clair Drake and Horace Cayton, Black Metropolis (New York:
Harcourt, Brace and Company, 1945).
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the rights of citizens in an area designated for urban renewal the privi
lege and responsibility of determining the future land use and kinds of
rehabilitation that will occur in their neighborhood. Moreover, the
national policy statement specifies: "citizens should have clear and
direct access to decision-making in all stages of the urban renewal
process in order to achieve:
a) More accurate determination of needs: Projects should
provide for the development of policies and programs
responsive and relevant to these needs.
b) Involvement by citizens in the development and execution
of policies and programs in order to further their own
growth and development.
c) Firmer commitment of citizens to projects. Accordingly,
the Local Public Agency (LPA) shall encourage resident
involvement in all phases of urban renewal projects to
the fullest extent."!
Furthermore, all Local Public Agencies (LPA's) are required to
submit to federal HUD authorities, a report on citizen participation
with the Survey and Planning Application or with an application for a
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loan or grant (see RHM 7206.1, Chapter 2, Code No. R-217).
Historical Overview
Prior to 1968, urban renewal in Atlanta was perceived as a
Black Removal Program rather than a governmental effort which would
operate in the interest of the people living in the urban renewal area.
Among the criticisms of the old plan were the following:
1. People were not able to buy homes at market value at
1
See Urban Renewal Handbook (RHM 7217.1), Chapter 5, Section 1




the time they were displaced. If they received
$6,000.00 for condemned property, there were no
assurances that they would be able to find com
parable housing in the Atlanta Housing Market,
even though homeowners were eligible for $5,000
in addition to moving payment.
2. There were no provisions for those persons who
were not homeowners except $200.00 moving expenses.
3. Citizen participation was not yet a national
policy.
4. Residential neighborhoods were transformed into
commercial and industrial areas without the
approval of the community.
Possible positive changes in the Urban Renewal program since
the 1968 Housing and Urban Development Act are delineated below:
I. The creation of the Neighborhood Development program.
This program is supposedly designed to facilitate
more rapid and renewal revitalization and development
of urban areas on an effective scale, and to encourage
more efficient and flexible utilization of public and
private development opportunities by local communities.
A Neighborhood Development program is federally
defined as consisting of urban renewal project under
takings and activities in one or more urban renewal
1
Housing and Urban Development Act of 1968, p. 43.
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areas which are planned and carried out on the basis of
annual increments.
2. The 1971 Uniform Relocation Act allows a homeowner who
qualifies a sum up to $15,000 in additional payments
for the purchase of a new home based on the family's
needs.
3. Tenants who only received $200.00 for moving expenses
are now eligible, at the time they are displaced,
$2,000. If this amount can be matched, the tenant
is eligible for an additional $2,000.
4. Citizen participation is required in all Neighbor
hood Development programs. This has become a
national policy.
THEORETICAL FRAMEWORK
The city planning profession grew out of the architectural
ideology which assumes that building site plans, and other man-made
and natural aspects of the physical environment have direct behavioral
and emotional consequences on people. This school of thought was re
inforced by studies conducted at the University of Chicago (under the
leadership of Robert E. Park) which depicted the slum as the cause of
social problems like juvenile delinquency, crime, family instability,
and mental disorders. Representative of these early University of
Chicago studies are Ernest W. Burgess. The City (1925), Harvey Zorbaugh's
6
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The Gold Coast and the Slum (1928), and Louis Wirth, The Ghetto (1928).
The emphasis that the University of Chicago school of thought
put on the slum as the cause of social problems led to the urban
renewal distortion that such problems could be solved if slum dwellers
could be re-socialized to give up their deviant (non middle class)
behavior patterns and relocated in "decent" housing. When displaced
by urban renewal programs, "the dispossessed" were forced to move to
other deteriorating neighborhoods and usually had to pay higher rents.
Urban renewal has also had the effect of destroying healthy and viable
neighborhoods which had physical indications of being in disrepair but
which also represented strong, cohesive, "gemeinschaft"-type, primary-
2
group urban environments. Nor did the early urban renewal efforts
contribute significantly to the amount of housing available to the
3
disposed poor or improve the economic tax base of cities.
1
Also see Frederic Thrasher, The Gang (Chicago: University of
Chicago Press, 1936); Nels Anderson, The Hobo (Chicago: University of
Chicago Press, 1935); and Farris and Durhams, Mental Disorders in Urban
Areas (Chicago: University of Chicago Press, 1937).
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See Herbert J. Gans1, "Classic Description of Such A Community,"
Urban Villagers (New York: Free Press of Glencoe, 1962). Also see
Marc Fried and Peggy Gleicher, "Some Sources of Residential Satis
faction in an Urban Slum," Journal of the American Institute of Planners,
XXVII (November, 1961), 305-315; Marc Fried, "Grieving for a Lost Home,"
in Leonard J. Duhl, ed., The Urban Condition (New York: Basic Books,
1963), pp. 151-171; and Chester Hartman, "The Limitations of Public
Housing: Relocation Choices in a Working Class Community," Journal of
the American Institute of Planners, XXIX (November, 1963), 283-296.
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For supporting data and documentation, see Bernard J. Frieden,
The Future of Old Neighborhoods (Cambridge: MIT Press, 1964); J. W.
Dyckman, "National Planning for Urban Renewal: The Paper Moon in the
Cardboard Sky," Journal of the American Institute of Planners, XXVI
(I960), 49-59; Martin Anderson. The Federal Bulldozer (Cambridge: MIT
Press, 1964).
7
Another major contribution to the contemporary conceptua
lizations about the city and the urban environment was Louis Wirth's
1
class essay "Urbanism As A Way Of Life." In this article, Wirth
defines the city as "a relatively large, dense and permanent settle
ment of socially heterogeneous individuals." He further conceptualized
the city as having modal characteristics in which primary group re
lationships were replaced by secondary interaction that was impersonal,
segmental, superficial transitory and often predatory in nature. A
number of changes have occurred since Wirth's essay was written.
Notable among these changes are the "Blackenizing" of the inner city
and the flight of whites to quasi-primary group havens in surburbia
and the subsequent relocation of many business and industry outside of
the inner city. These changes make certain predictions which flow
from Wirth's theoretical formulation time-bound. Writing in 1938,
Wirth concluded that urbanism would eventually dominate all major forms
of human settlement. Today, however, it is apparent that high density,
heterogeneous urban environments are for most people matters of
necessity rather than choice. Most urban dwellers flee to the quasi-
primary group life style, the single family house and the low density
neighborhoods of surburbia as soon as such a choice becomes financially
feasible. These recent events detract from the utility of Wirth's
conceptualizations in understanding the city as it exists in the 1970's.
Nevertheless, Wirth's essay's impact on Urban Sociology and Planning
1
Louis Wirth, "Urbanism As A Way Of Life," American Journal of
Sociology, XLIV (July, 1938), 1-24.
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has been and continues to be distinguished.
The last contributor to be formally noted in this section is
Jane Jacobs, an Associate Editor of Architectural Forum. The Death
1
and Life of Great American Cities is a cogent, provocative book.
It is written from the point of view that cities contain natural
amenities that should not be destroyed by city planners. Mrs. Jacobs
identifies planning principles from two outmoded theoretical orien
tations as her source of concern: Ebenezer Howard's low density Garden
City and Le Corbusier's high rise apartment complex, The Radiant City.
Forms of city building which flow from these western theoretical
orientations discourage neighborhood vitality and diversity, and
create a pervasive dullness and lack of human concern. High rise
apartment buildings, whether in public housing or private luxurious
housing, are standardized, architecturally undistinguished, and in
stitutional in appearance, if not operation. They invariably house
homogeneous populations, segregating people by income, race and age.
Often there are no real streets because prime access is by car. Nor
is there any reason for people to use the streets, for instead of
large numbers of small stores fronting on a street, there are huge
shopping centers—perimeter malls. The shopkeeper (neighborhood
grocer, barber, dry cleaner, pharmacist, etc.) who used to monitor
the neighborhood's street life and provide a neighborhood hub of
communication and group interaction is gone. In such bland modern
1
Jane Jacobs, The Death and Life of Great American Cities (New
York: Random House, 1967).
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day housing developments, people have no feelings for their neighbors
and no sense of community identification. In the high rent develop
ments, doormen watch empty streets and discourage law breaking, but
in public housing projects, with no doormen—and little access to
police protection, interior streets and elevators are stark invitations
to vandalism, theft and rape. Housing developments like the fore
going are destined to become towering concrete slums even before they
are constructed.
Jacobs1 presentation is clearly and deeply imbued with a
sense of Bohemian nostalgia for neighborhoods like Greenwich Village
in New York and the Filmore District in San Franscisco. Her analysis
is, however, based upon a very critical assumption. The assumption
is that people want to live in a neighborhood not far from the
Central Business District CBD) that has an abundance of street life
and lots of diversity. The reality of it all might suggest people
want something quite different, namely the quiet and privacy obtain
able in low density suburbian communities. Middle and work class
people, particularly those rearing children, tend to value status
over convenience and reject neighborhoods in which residence and
business are mixed—or which are hetergeneous in population. Instead
of public transportation, they prefer the freedom of movement which
expressways represent. Instead of the small grocer, they prefer the
supermarket with its wider array of choices. Clearly, Jacobs has a
nostalgic preference for a life style that is out of tune with the
preferences of vast numbers of Americans.
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Jacobs calls for a government moratorium on public housing
construction in order to subsidize builders to make their resources
available to low-income tenants. The negative reaction of middle
class neighborhoods to plans which seek to scatter public housing
and low-income tenants over a wider geographical area has been re
sounding. More importantly, however, is the fact that her proposal
seeks to return a function to private enterprise which it has bla
tantly itself unwilling to perform.
On the other hand, Jacobs does make a contribution to future
planning efforts by pointing out the importance of neighborhood
vitality (street life) which in contexts other than "Greenwich Village
types" might prove attractive to large numbers of housing consumers.
The desire to achieve a better understanding of cities and
the city planning process is fundamental to this thesis effort. An
adequate understanding of the environment afforded by cities and the
city planning process will not be generated by simply increasing our
factual knowledge based on city environments. What is needed is not
an encyclopedic inventory of facts but rather a general and systematic
theory which enables us to explain why a particular city or neighbor
hood thereof has certain features and not others. The saliency of such
a theoretical orientation lies in how well it applies to other city
environments. Thus comparisons between city environments is essential
in formulating theoretical explanations and evaluating the adequacy of
their explanatory power. But comparisons can only be meaningful when
they are based on findings that result from research efforts that are
systematic, verifiable and additive. This study is presented as a step
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toward the development of a model of city planning that meets the afore
mentioned criteria of being systematic, verifiable and additive.
METHOD OF PROCEDURE
Data for this study were collected while the investigator was a
principal participant with the Vine City Project Area Committee (PAC),
as this citizens1 group sought to influence what would happen to their
community. Much of the data were obtained from observing and partici
pating in meetings of the PAC as it sought to determine what it wanted
for the Vine City neighborhood. As an advocate planner assigned to the
Vine City PAC, the investigator identified the leadership structure of
Vine City and worked with it to try to insure realization of community-
deffned goals and objectives as they related to the planning process.
More specifically, the sources of data utilized in this study
included analyses of interviews, participant observation, U.S. Census
materials, reports of the Atlanta Regional Commission (formerly known
as Metropolitan Atlanta Area Planning Commission), report of the City
Planning Division of Atlanta, reports from the Atlanta Model Cities
Program, reports from the Atlanta Housing Authority, and reports and
guidelines from the Federal Housing and Urban Development Department.
Tables and maps are used to graphically present relevant
demographic data on the Vine City community such as age distribution
and percentage; number and percent of Vine City families receiving
Aid to Families with Dependent Children (AFDC), Old Age Assistance
(OAA), Aid to the Disabled (AD), and Aid to the Blind (AB); estimated
income by percentage and number of households; projected displacement
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by Vine City residents by family size and income; and projected aver
age monthly charges for various types of housing options available
under Sections 235-236 of the Housing Act of 1968.
CHAPTER II
EXISTING PHYSICAL CHARACTERISTICS
AND SERVICES IN VINE CITY
The Vine City Neighborhood is located approximately 1/2 mile
west of the Central Business District of Atlanta and is separated
from downtown by the railroad yards and deteriorated industrial and
heavy commercial uses. The area is bounded on the north by Simpson
Street and a deteriorated residential area, on the west by Griffin
Street and blighted housing, on the south by Hunter Street and Morris
Brown College, and on the east by Northside Drive. This is one of
the older residential neighborhoods of the city and has always been
occupied primarily by blacks.
Existing Physical Characteristics.--The area contains 180.1




















The topography of the area is generally hilly with elevations
ranging from a low of 925 feet to a high of 1,047 feet above sea level.
Two valleys or drainage areas enter from the north and converge near
the center of the project area and then extend on to the southern
boundary. A small amount of land in these "bottoms" is subject to
occasional flooding.
The street system is a grid pattern with streets running north-
south and east-west. Most streets are very narrow, typically 30 feet
right-of-way width, and many have steep grades. Though most streets
are paved, they are in poor physical condition. There are \iery few
sidewalks in the area. There are also a few narrow alleys located in
the area—all of which are poorly maintained.
Public utilities serving the area are generally adequate.
Adjustments will be required if street patterns and land uses are
changed. Street lighting is generally poor throughout the area.
There are 885 structures in the Vine City area. These are
occupied for residences, commercial and industrial firms and public
uses such as schools and churches. The structural conditions of all



















blighting influence 12 1.4
Total 885 100.0
Approximately twenty per cent of all the structures in Vine
City are being considered for rehabilitation. The greatest concen
tration of these structures is to be found on both sides of Sunset,
Simpson, Vine, and Thurmond. In addition, some rehabilitation is
planned for structures located around Electric Avenue and Northside
Drive, Thurman Street, the northern part of Spencer Street and southern
part of Magnolia Street. There are also a number of housing units,
scattered throughout the area, that may be saved because future study
may reveal the possibilities of rehabilitating instead of clearing
them. Efforts will also be made to retain major existing structures
in the area such as the Bethune Elementary School, Georgia Power
Company plant, Sunset Avenue Health Center, four major churches, the
facilities for the blind on Sunset and the college structures between
University Place and Hunter Street.
Existing Services.—There are no parks located in the Vine City
area and recreation facilities are very poor. Two elementary schools
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are located in the area, both on inadequate sites. A community health
center is located in the area. The new J.F. Kennedy School and Community
Center is located on the western boundary of the area and in addition to
serving as a junior high school, J.F. Kennedy School houses other com
munity facilities such as the following:
1. The Atlanta Public School system sponsors adult education
and job training classes, education and job training for
the mentally retarded but trainable young people.
2. The State Department of Education sponsors a vocational
rehabilitation program.
3. The State Department of Family and Children's Services
aids individuals and families in need of financial and
medical assistance through the State welfare and aid
programs such as Aid to Dependent Children, Aid to the
Blind and Disabled, and Aid to the Aged.
4. The Atlanta Housing Authority provides assistance to
residents by helping them to locate housing, rehabilitate
their structures and explain to and help people, as
needed, whem implementing the City's Code Enforcement
Program.
5. Economic Opportunity Atlanta (EOA) sponsors such programs
as job training and placement, senior citizens' programs
and others as the need arises for new programs involving
all age groups in the community.
6. Legal Aid is available at the school for those who need
legal assistance or advice.
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7. Day care centers are operated at the J.F. Kennedy Center
and at both elementary schools located within the area.
8. All the aforementioned groups interact with each other to
help people become involved in the programs they wish or
need, as well as, in many instances, jointly sponsor
activities such as day care centers.
9. Under Parks Department supervision, the following
facilities are available at J.F. Kennedy School: the
arts and crafts and music rooms; the library; the gym
which seats 1,200; the auditorium which has a 520 seating
capacity; an activities room, and a storage area for
equipment. In addition, the game room is open to all
for activities and has a permanent supervisory staff.
The Parks Department has under construction and planned
for the near future an all-purpose ball field and an
outdoor swimming pool.
A community Boys Club is housed in inadequate facilities at the
corner of Thurmond and Northside Drive. Also, a small recreation center
is housed in a dilapidated building at the corner of Magnolia and
Sunset.
A new branch post office has just been constructed near the
southwest corner of the project area on Sunset. Shopping facilities
both within the area and in the vicinity of the area are inadequate.
Bus service to and within the area is provided by the Atlanta
Transit Authority. Many area residents feel the present service offered
is inadequate and the cost is too high. The bus servicing the Vine City
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community provides only a minimal amount of benefit since bus connections
are only provided on Magnolia, Chestnut and Carter Streets. Magnolia
Street serves as the main connector. Chestnut, Carter and Griffin
Streets are used as turn-around streets to reconnect with Magnolia
Street going east to the downtown area. Residents who live to the
extreme north of Magnolia Street must use the bus service either on
Simpson Street or Northside Drive. The present system frequently
requires transfers in the Central Business District to reach desired
destinations. Many of the citizens of the area who now must depend on
this mode of transporation spend long hours each day traveling to and
from their jobs and other destinations. Also because of the poor
quality of service, most residents are greatly restricted in the areas
they can seek employment.
Since there are sixty-six buses that go to and from the com
munity daily, this would seem to be a sufficient amount of trips.
However, the need really exists for a better network of bus services
so that all areas of the community could be adequately served.
Future street changes and the proposed Rapid Transit system
could significantly effect the present system.
CHAPTER III
ANALYSIS OF FAMILY CHARACTERISTICS
This section deals with general information about the people in
Vine City. Some estimates are derived from the 1970 Census figures and
others compiled by the Consultant. The general characteristics of the
families in the 1970-71 Clearance Target Area are supplied by the
Atlanta Housing Authority. These are used to compare the characteristics
of families in present clearance areas to those of the total population
of Vine City.
It is estimated that there are approximately 4,000 people and
1,407 households (including family and individual households) in the
total Vine City area. These figures do not include students living in
the dormitory in the south-central edge of the Vine City boundary.
Table 3 provides the estimated age groups and their percentage
of the total population.
TABLE 3
AGE AND PERCENTAGES OF VINE CITY POPULATION
Total Total
Age Numbers Per Cent Age Numbers Per Cent
Under 5 346 8.7 22-44 957 23.8
5-9 339 8.5 45-54 461 11.5
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TABLE 3—Continued
10-14 355 8.9 55-61 324 8.1
15-18 378 9.5 62 & Over 611 15.3
19-21 229 5.7 Totals 4,000 100.0
There is a slightly larger percentage of the children 18 years
old or less in the sample 43 households in the 1970-71 Clearance Target
Area (37.5 per cent) than in the general population of Vine City (35.6
per cent).
It is estimated that slightly over 20 per cent of the population
in the 1970-71 Clearance Target Area are elderly—over 62 years of age.
In the total population data of Vine City, a little over 15 per cent of
the population is over 62. Therefore, it is probable that more housing
for the elderly will be needed when planning clearance areas than is
otherwise indicated by the total population figures for all of Vine City.
There are approximately 406 families and individuals living in
the Vine City area who are dependent on some form of welfare aid. These



























Most families on welfare assistance earn less than $184 a month
($2,208) a year). This is the maximum amount available to families of
5 or more. The other assistance funds listed are also maximum amounts
of $191 ($1,092 annually). The amount each receives depends upon his
personal circumstances. There are probably at least an additional 200
elderly and other families or individual households who have no employed
member, but depends on social security or a pension for their income.
The income of these people also totals less than $3,600 per year.
The estimated monthly income of the Vine City residents is
provided in Table 5 for 1,407 households.
TABLE 5
ESTIMATED MONTHLY INCOMES AND
PERCENTAGE BY NUMBER OF HOUSEHOLDS
Incomes Number of Households Per Cent




1,250 & Over 17 ft1-2
1,407 100.0
When compared with the incomes of those in the 1970-71 Clearance
Target Area, the general population has a larger percentage of house
holds with incomes over $500 per month. In the Clearance Target Area
there is a record of only 4.7 per cent of the households with incomes
over $500 per month, while the figures for the total area indicate approxi
mately 18 per cent with incomes over $500 a month. Consequently, it is
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indicated that the areas to be cleared will have a larger proportion
(about 65 per cent) of families who will need public housing. This
compares to an estimated 61 per cent of people earning under $300 a
month in the Vine City total households.
It is estimated by the Census figures that approximately 235
households are occupied by homeowners or 16.7 per cent of the total
1,407 households. In the 1970-71 Clearance Target Area only 9.3 per
cent are homeowners.
The average rentals (including utilities) in the 1970-71
Clearance Target Area run about $56.80. In the Vine City area, in
general, the average rental is approximately $57.90, without utilities.
Estimated Housing Needs
Approximately 135 homeowners are estimated to be displaced by
clearance in the Vine City area. With payments received for the
existing property and housing replacement the homeowners should be
able to replace their units with standard and safe housing.
The following tables were made up from Census and other avail
able data, to identify the housing needs of the tenant households (932)
that are estimated to be displaced by clearance in Vine City.
TABLE 6
ESTIMATED PUBLIC HOUSING UNIT NEEDS OF FAMILIES
EARNING UNDER $3,600 PER YEAR BY
NUMBER OF BEDROOMS (563 HOUSEHOLDS)















ESTIMATED BEDROOM NEEDS OF TENANT
FAMILIES ELIGIBLE TO APPLY FOR 235 (OWNERSHIP)
AND 236 (RENTAL) FEDERAL HOUSING
PROGRAMS (245 HOUSEHOLDS)
(Families Earning Between





















ESTIMATED BEDROOM NEEDS OF DISPLACED
TENANT FAMILIES INELIGIBLE
FOR EXISTING FEDERAL HOUSING
PROGRAMS (124 HOUSEHOLDS)
(Families earning over $6,750 per year)



















The above estimates for Table 6, 7, and 8 were made from family-
size descriptions in the 1970 Census. However, if anything, it appears
that when compared to existing clearance area data, the above figures
on housing needs for lower-income families are underestimated. It should
be anticipated that there will be a larger number of elderly and low-
income families in the clearance area than indicated by the general
population figures. The development of public housing and elderly units
seems to be more critical, than anticipated by general census data, for
displaced tenants of Vine City's future clearance projects.
In the Vine City area today, the Census data indicate of those




























The above figures show that over 94 per cent of the families
in Vine City pay less than $80 a month rent. (The above rents do not
include utilities.) As a whole, rents average about $58 a month and
utilities (data from clearance-area residents) average about $17 per
month—a total of $75 a month for the average family for substandard
housing.
Under public housing subsidy, the families pay 20 per cent of
their incomes for rent and utilities. Consequently, using the maximum
income limits for admission to public housing, the following rents
would apply to the list of families according to income and family size.
TABLE 10






































Of course, if a family earns less than the above-listed incomes,
and their application for public housing is processed, they still only
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pay, for rent and utilities, 20 per cent of whatever that income
happens to be.
Basic rentals for subsidized rent-supplement housing are
listed on page 32.
The housing potential for those to be displaced by clearance
in the Vine City area is indicated by the following:
1. As near as the figures can be estimated, it appears that
the average income of the tenant families in the pro
posed clearance areas is about $335 per month and the
average family size is about three persons per family-
requiring two bedrooms.
2. It appears that the average tenant family in Vine City is
paying about 25 per cent of its income for substandard
housing and utilities.
3. For decent, safe, and sanitary standard housing under
subsidized public housing, the average tenant family
earning $335 per month would pay $67 (20 per cent of its
income) for a dwelling unit and utilities.
4. For standard 236 housing, the average tenant earning $335
a month could not afford the $115 a month (over 34 per cent
of its income) for a two bedroom unit including utilities.
5. To assure decent, safe and sanitary housing for all
families to be displaced in the Vine City area, will pro
bably require an annual subsidy of at least $600,000.
Over the 40-year period, this would amount to approximately
$24,000,000. The subsidy is in addition to the total Federal
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and local cost for Urban Renewal which, based on present estimates,
would be approximately $15,000,000. Thus, the total public cost
of carrying out the Urban Renewal program and providing decent,
safe and sanitary housing for all the Vine City families would be
about $39,000,000 or an average of $27,800 per family unit.
The Federal Housing Aid programs are discussed in Chapter IV.
CHAPTER IV
FEDERAL HOUSING-AID AND ASSISTANCE PROGRAMS
The Federal programs that are available to help families and
individuals, who cannot afford to rent or purchase decent, safe and
sanitary housing on the private market, are described in this section
of this paper. In addition, there is a short summary of conventional
and temporary housing.
Loans and Grants Available in
Rehabilitation Areas
Both loans, at a lower than market interest rate, and outright
grants are available to low-income homeowners. These are used to
finance the cost of repairs and improvements that are needed to improve
the property to a safe and standard condition.
Rehabilitation Loans.—The loan cannot exceed the actual cost
of the rehabilitation work and general property improvements. Generally,
the upper limit is $10,000, although there are special exceptions.
In some cases, in owner-occupied one-to-four-family properties,
the loan may include funds to refinance existing debt on the property.
This applies if the monthly interest and principal payments on both the
existing debt and the rehabilitation loan add up to more than 20 per
cent of the applicant's monthly income. Refinancing is limited to cases
28
29
where rehabilitation costs equal at least one-fifth of the loan amount.
Generally, a mortgage is required if the loan exceeds $3,500.
A loan cannot exceed twenty years or three-fourths of the remaining
economic life of the property after rehabilitation—whichever is the
shorter period. The current interest rate is three per cent.
Rehabi1itati on Grants.—Rehabi1i tation grants are made to
owner-occupants' residential property that has no more than four
dwelling units. The grant cannot exceed $3,500. The applicant's in
come must not exceed $3,000 a year unless his housing expense is more
than 25 per cent of his income. Some grants are available to those
earning over $3,000 and a housing expense of less than 25 per cent of
their income, depending upon the monthly payments for a Renewal
Assistance Administration loan. Interested applicants can receive
advice on grants and loans from the Atlanta Housing Authority.
Programs Available in Clearance Areas
Where structures cannot be rehabilitated and present a hazard
to the life and morale of the people living in them, the clearance
programs of Urban Renewal are put into force. The overall policy of
the State and Federal governments is to provide safe, sanitary,
standard, and decent housing for the population. The ultimate goal
is to improve the quality of life for the people. This includes
providing improvement, not only in housing, but in other facilities
such as land for school expansion, park development, churches, con
venient shopping and utilities. Since it is obvious that where little
or no amenities exist that add to the quality of living, the PAC must
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work very closely, with all concerned, to work out alternatives to a
redevelopment program that will provide a desirable living environ
ment.
The following housing programs may be available for use in
the Vine City area to help PAC make recommendations that will better
the conditions of living of the people they represent.
Public Housing.—Under Georgia State law, the only group
authorized to provide public housing in Atlanta is the Housing Authority
of Atlanta. Tenancy in Public Housing projects is restricted to
lower-income families, the elderly, the handicapped, and persons
displaced by urban renewal or other governmental action. Rents are
based on the tenant's ability to pay—25 per cent of his monthly in
come for rent and utilities (except telephone).
In addition, it is possible for the Housing Authority, under
the Federal Government's leased housing program, to lease existing
units from private developers on a five year basis with an option to
renew the lease. The Housing Authority can then rent these leased
units to low-income families who will pay only 25 per cent of their
income for rent and utilities. However, the Congress appropriated
very little money for this program. Consequently, the number of such
units that may be provided in Vine City by the Atlanta Housing
Authority is relatively small and would not have a significant impact
in the area.
Under the "Turnkey" program of providing public housing,
Chapter IV provides for a homeownership option for purchase by the
tenant. The ownership plan enables lower-income families to buy their
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home. Those families who are considered for this type of program in
clude: (1) those who are capable of affording minimum monthly
payments, (2) those who are willing to budget so that they can also
make repairs and maintain the home, and (3) those who are able to
expect to achieve ownership within twenty-five years.
In the Atlanta area, maximum annual income limits for ad
mission to public housing and rent supplement housing (see page 32)
for eligible individuals and families are listed below according to
the number of people in the family.
TABLE 11
MAXIMUM ANNUAL INCOME LIMITS FOR ADMISSION TO





Limits $3,300 $4,200 $4,400 $4,600
5 6 7* 8
$4,800 $5,000 $5,100 $5,200
9 10 or more
$5,300 $5,400
Although the admission income limits are alike up to seven or
more members in a family, there is one basic difference between public
housing regulations and rent supplement regulations. When families
living in public housing reach a continued occupancy income limit, they
*Rent supplement income limits stop at $5,100 (7 Or More). The
public housing eligibility income limits go to the 10 or more figure
($5,400).
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are asked to find another place to live, whereas, when a family living
in a rent supplement unit can afford the basic rent, the family may
remain and the supplement stops.
Since it is estimated that more than 500 families, in the pro
posed clearance area, earn less than $3,600, various types of
subsidized housing will be needed, either in Vine City or elsewhere.
Our experience in other urban renewal programs of a type
similar to the Vine City program and with similar family characteristics
would indicate that if the 932 tenant families to be displaced are to
obtain decent, safe, and sanitary housing at least 75 per cent or 700
families will require some type of public housing or rent supplement.
Rent Supplement Housing.—Development of housing, with units
approved for rent supplements by the Federal Housing Administration
(FHA), is provided by private developers. Eligibility conditions for
families and individuals to receive rent supplements are, in most
instances, the same as those for admitting to public housing.
However, only 20 per cent of the total number of families, who
will live in any one project, are eligible for rent supplement. In
other words, if there are 100 housing units being built, there must be
at least 80 families who can afford to pay the basic rent without
supplements. Then the other 20 units may be rented to families eli
gible for supplements. The supplemented families may receive up to
70 per cent of the basic rent. As the family's income increases, it
pays a larger share of its rent. When 25 per cent of the family's
income is equal to or more than the basic rent, the rent supplement
stops.
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In the Atlanta area, the average basic monthly rentals existing
in 236 interest supplemented high-rise apartments, garden apartments,
and townhouses by number of bedrooms, and estimated monthly income
needed to cover the basic rent without a rent supplement are listed
below.
TABLE 12
AVERAGE BASIC MONTHLY RENTALS
Number of Bedrooms Basic Monthly Rent Estimated Monthly Income






Of the 1,407 households estimated in the total Vine City area,
less than 40 per cent (about 560 families) would be able to afford the
basic rent. In the clearance areas, it is estimated that of the 932
families, less than 200 households would be able to afford the basic
rent. Therefore, at most, 250 units of this type could be built in the
area if. ill of the individuals and families with incomes over $4,335
agreed to move into this type of complex. Therefore, this program
has a very limited application to Vine City in terms of the existing
families.
Finally, each family has slightly different needs to be con
sidered, so each housing application is dealt with individually.
34
236— Interest Supplements.—Section 236, established by the
Housing Act of 1968, relies on private developers—both for profit and
nonprofit—to provide rental and cooperative housing.
The developer obtains an FHA-insured mortgage at the market
rate of interest. To establish a basic rental or cooperative cost, a
basic charge is calculated on the basis of operating the housing
development with payments of principal and interest on a one (1) per
cent mortgage. This is done to reduce monthly rentals to a level that
people of lower-income can afford. The Federal Department of Housing
and Urban Development (HUD) subsidizes the interest costs on the
mortgage. Consequently, people in different income brackets occupy
the same kind of dwelling.
As in all Federally subsidized housing, there are income
limitations, which are reviewed e\/ery two years, in the 236 program.
Some of the development under rent supplement include 20 per
cent of Martin Luther King Village and Section 3 of the Wheat Street
Gardens. Both, however, Martin Luther King Village and Sections 1 and
2 of Wheat Street Gardens are interest subsidized below Market in
terest rate (BMIR).
The London and Wildwood Townhouses are examples of lower-income
cooperative development where the families belong to a cooperative
and share in the maintenance and benefits of the project. Here, too,
interest rates are subsidized so mortgagors can reduce cooperative
charges for those tenants unable to pay the market rates.
The table on the next page shows the monthly charges for the
Wildwood Townhouses (a cooperative interest-supplemented development)
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and the average monthly income needed if the potential homeowner pays
25 per cent of his income for cooperative monthly payments.
TABLE 13
MONTHLY CHARGES FOR THE WILDWOOD TOWNHOUSES
Number of Bedrooms Monthly Payments Average Monthly Income
1 $ 79 $316
2 89 356
2 with terrace 94 376
2 with basement 104 416
3 108 432
3 with terrace 114 456
4 with basement 122 488
About 200 families and individuals to be displaced in the Vine
City clearance areas are potential applicants, able to pay the basic
rent without rent supplement, for this type of housing program.
Section 235—Interest Supplement.—Prior to the Housing Act of
1968, all major subsidy programs were limited to cooperative or rental
housing. Under Section 235, of the 1968 Act, the Federal government
assists lower-income families, who wish to buy a home, by subsidizing
interest rates to a level of one (1) per cent.
The buyer may purchase a new house, a rehabilitated structure
or one already existing. The Federal Housing Administration (FHA) has
available a list of approved lending institutions.
Here, too, there are income limitations. The maximum income
that applicants (by number of people in the household) may have for
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$6,750 $6,885 $7,020 $7,155 $7,290
It is estimated that in the Vine City area, a very small number
of tenant families would qualify for Section 235—interest supplement
housing. The reasons for suggesting that few families would be suc
cessful in obtaining these loans are listed below:
1. The total available 235 housing to relocate families is
very limited. Therefore, from Vine City, those eligible
to apply are a small percentage of all of the families in
the Atlanta area who are being displaced by Urban Renewal
acti vi ti es.
In the State of Georgia, less than 15,000 units have
been approved for 235 funding since 1968. There are, at
the present time, 1,700 units on the waiting list for
approval.
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2. Each application is reviewed by the FHA officials. Even
if a family is eligible to apply for 235 housing, if they
are burdened by debts, such as payments on a car and
furniture, so there is not enough money left to pay the
mortgage and provide adequate food and clothing for
members of the family, the FHA will not approve the
application. However, if the debts are cleared up, the
family may apply again.
3. The number of 235 houses, that are available at any one
time, depends upon the amount of money, approved by
Congress each year, to supplement the interest.
FHA Insured Conventional Housing.— If a house was approved by
FHA prior to beginning of construction or was completed more than one
year on the date of application, in order to buy the structure, the
following conditions exist:
1. The buyer must put down three (3) per cent of the cost
up to $15,000, ten (10) per cent of the next $10,000,
and twenty (20) per cent of property value over $25,000.
For example: If the cost of the house is $18,000, then
the downpayment (in cash) is approximately $900. If
the value is $27,000, the downpayment needed (in cash)
will be about $1,900.
2. In addition, on most purchases, there are prepaid items
that the buyer must pay. For example: If a buyer pur
chase a house in September, he must pay, in advance, taxes
and insurance for the balance of the year (one-fourth of
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the amount due for a whole year).
3. If the buyer is a veteran, he pays no downpayment on
the first $15,000, ten (10) per cent on the next $10,000,
and fifteen (15) per cent on any amount over $25,000.
Therefore, if a veteran buys an $18,000 property, his
downpayment is $300; and if he buys a $27,000 house,
it is $1,300. In addition, he pays the all prepaid
items over $200.
If construction was started or the house is less than one year
old and was built without FHA approval, the following is required:
1. The buyer must put down ten (10) per cent of the first
$25,000 cost and twenty (20) per cent of any amount
over $25,000. Consequently, if the house cost $18,000,
the buyer needs a cash downpayment of $1,800 and if
the property cost $27,000, he must put down $2,900.
In addition, he must pay the aforementioned prepaid
costs.
2. If the buyer is a veteran, he pays ten (10) per cent
of the first $25,000 also and fifteen (15) per cent
of any amount over $25,000. For example: The down-
payment is the same on the $18,000 house, but $2,800
for the $27,000 house.
All of the above conditions apply to owner-occupied purchases.
Veteran's conditions, however, apply only to one-family dwellings.
Interest rates, at the present, are seven per cent, and in
surance premiums are one-half per cent on the balance, as it declines.
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In addition, there is a service charge which varies with the individual
circumstances of the application, and an application fee, which runs
between $15 and $45.
At the time a family is interested, the FHA representative
will be glad to tell them all the individual details that will be
involved in their particular application.
It should be remembered that all persons, wishing to become
homeowners, should put aside a specified amount of money each month to
cover maintenance of the property. In this way, they can continue to
enjoy a desirable place to live. For example: Every couple of years
one needs: a new water heater, painting, plumbing, or electrical
work, etc.
Temporary Housing.—The Atlanta Housing Authority has approxi
mately twenty-six temporary housing units (mobile homes) that will or
may be located on vacant land in Vine City. These would house some
of the displaced families while redevelopment takes place.
It is important that redevelopment plans be made as early as
possible so when Federal money does become available, redevelopment
can take place and permanent residences constructed.
CHAPTER V
REDEVELOPMENT PROGRAM
The Vine City Preliminary Site Plan, which accompanies this
thesis and which has been prepared while working closely with the
PAC, illustrates how the area could be redeveloped using Urban
Renewal as a tool. The first part of this chapter deals with: (1)
What happens to existing development, and (2) how the land will be
redeveloped. A discussion of the proposed new location for transit
facilities and the timing and selection of the areas to be re
developed will follow. The problems still to be resolved in the
Vine City area conclude this thesis.
Development Plans
1. What happens to Existing Development?—There are three
courses existing development will take: (a) Standard structures that
are to be retained without treatment; (b) Standard and slightly
deficient structures, capable of being rehabilitated are to be re
habilitated ; and (c) Structures that cannot economically be
rehabilitated, are a blighting influence or prevent adequate re
development according to the plan, are to be cleared. Details
follow:
a) The facilities to be retained without treatment include:
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Bethune Elementary School, The Georgia Power Company,
and Public Works facilities in the Thurmond and
Northside Drive area, the Health Department facilities
on Sunset Avenue, and three existing commercial
strucutres along Simpson Street and some scattered
residential structures (shown on the development plan).
In addition, the existing Morris Brown College
facilities will remain without treatment.
b) Rehabilitation is planned for housing in two major areas
in the project and for four churches located on Spencer,
Foundry and Vine Streets. On the proposed site plan,
both the housing and churches to be rehabilitated are
generally indicated by the structures without shadows.
c) It is estimated that eventually 700 residential
structures—housing about 1,067 households—will be
cleared for redevelopment. In addition, some small,
marginal structures housing churches and commercial
establishments and a scattering of industrial buildings
will be removed (approximately a total of ten buildings).
Table 15 compares existing development by land use with the
proposed site development plan.
TABLE 15












































2« How is the land to be used when redeveloped in line with
the accompanying Preliminary Site Plan?—The goal of the PAC is to
achieve redevelopment and ownership either by individuals or a non
profit corporation made up of Vine City residents. The various land
uses shown as proposed in Table 15 and their effect on relocating the
people now residing in Vine City are described below:
a) Residential.—There are 12.6 acres less to be redeveloped
for residential uses due to the need for some additional
facilities. Over 25 acres are to be rehabilitated or
retained without treatment. The acreage to be re
developed, however, varies in density from the existing
housing. The proposed new housing consists of:
Three high-rise structures containing a total of
350 units—250 units for elderly and 100 units for
42
43
childless couples and non-elderly individuals.
A density at 12.6 acres of 15 units per acre
are proposed as apartments thereby yielding
189 units.
Townhouse developments supplying 243 units.
Single-family housing for 47^ families.
The total new dwelling units add up to 829. Using the social
and economic characteristics of the 932 tenant families and the 135
homeowners estimated to be displaced, the following alternatives are
available to the area's residents:
1. Since 1,067 families and individuals are to be displaced
by clearance and 829 units are proposed for redevelopment,
housing must be found for 238 families and individual
households who will reside outside the Vine City area.
2. If, upon redevelopment, the only public housing avail
able to low-income people are the high rises (250 for
elderly and 100 for couples and individuals), then an
additional 350 low-income families will have to be
relocated outside Vine City—bringing to total number
of households who will be forced to leave their neighbor
hood to about 590.
3. Under the "Turnkey III" program of providing public
housing, it would be possible for many of the lower-
income families to purchase their units. Should the 189
apartments be built as public housing, a total of 539
units would be available to the lower-income families,
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thereby displacing about 111 lower-income families—in
addition to the original 238 (See Chapter IV—Public
Housing).
4. Approximately only 38 apartment units would be avail
able to low-income families if the 189 units are
built under 236-rent supplement regulations which
provide aid to families occupying 20 per cent of the
units. The balance, 151 units, would have to be
occupied by families who can afford the basic rent.
The total displacement of Vine City residents to other
areas would, here again, be well over 500_ families.
5. If only one-half of the 189 units could be acquired
under leased housing program, about 95 more low-income
families would be accommodated.
6. The families earning $5,000 a year, or more, (about
267) who would be displaced by clearance, will be able
in most instances, to acquire either a townhouse or a
single-family dwelling if they chose to remain in the
neighborhood. The site plan provides for approxi
mately 290 of these units.
Funding 236 housing in the Atlanta area has pro
ceeded as follows: Since 1968, 40 projects (4,262 units)
have been built. There are, at present, 35 projects to
contain about 4,500 dwelling units, on the list
awaiting commitment of additional 236 funds. Chapter IV
of this thesis describes this program in more detail.
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b) Public and Semi-Public.—At present, there are 15.3 acres
in public and semi-public use. This land includes the
Public Health site, the Public Works, schools and the
Boys Club. However, there are no parks in the area.
The projected acreage will be increased to 34, thereby
providing for more adequate educational and recreational
facilities.
An increase of about 17 acres of land devoted to
recreational and educational facilities is proposed in
the Redevelopment Plan. This land is distributed as
follows:
Bethune Elementary School site is to be increased
from 4.5 acres to approximately 6.9 acres.
The proposed new school site consists of 7.15
acres (Ware School is to be cleared).
A new park, located in the center of the project
area, is proposed for an 11 acre site.
In addition, there is an increase in Church owned
properties of those four remaining in the area from a
total of about three-fourth of an acre to over two
acres—a net increase of almost one and a half acres
of land.
c) Commercial.—There is some scattered convenience shopping
now existing in Vine City. It is a minimum amount—some
in dilapidated structures—and it inadequately serves
the family needs. An increase of almost nine acres for
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commercial use is proposed. A portion of this may be
used for convenience and neighborhood shopping
facilities. Most of the proposed facilities are
clustered just south of the future rapid transit
station.
d) Industrial.—The decrease in industrial uses in the
area is due to the removal of the Southern Bell Service
facility and a storage warehouse for textiles located
in the 1971-72 clearance target area.
The only remaining industrial site is the Georgia
Power Company facility located in the northeast
portion of the project area.
e) Streets.—Although there are fewer streets and new street
patterns in the Redevelopment Plan, the improvements in
street rights-of-way (widths) are a major reason for
maintaining almost nineteen (19) per cent of the land
for this use. Included in the total for streets is the
rapid transit line proposed for the area.
Sidewalks and pedestrian ways are planned through
out Vine City to provide easy access through the area
for pedestrians (See Site Plan).
Development Program
Rehabilitation of structures is taking place in the areas
selected for the 1970-71 and 1971-72 fiscal years. These are
delineated on the attached map and located, generally, in the north-
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westerly portion of the project area.
The 1970-71 and 1971-72 clearance sites (also shown on the
map) have been selected and redevelopment in these areas has first
priority. Most of the land is proposed for townhouse and single-
family homeowners. A small portion of the 1970-71 target area is
proposed as part of a larger multi-family complex. Since this
site, alone, is not large enough for the complete development,
construction must wait until additional land is acquired. It is
intended, therefore, that the available cleared land be used as
a temporary park site until the adjacent land can be cleared.
When selecting the 1972-73 target area, consideration
should be given to providing some housing for the low-income families.
The PAC has a very large responsibility as representatives
of the Vine City residents. Redevelopment takes not only time, but
takes place block by block. A great deal of thought and planning
must be done far in advance so that the total area—when completed—
provides the residents with a desirable and viable neighborhood.
Another major goal of the PAC in the redevelopment of the
Vine City area is: "to the extent feasible, to involve black entre
preneurs in this process." This is a highly worthy objective since
they contribute to the improvement of the economic status of the
black population. In pursuing this objective, care must be taken
that high performance standards are maintained so that the equally
important desire for high quality housing in a quality neighborhood
can be obtained at the lowest possible cost to those who will own the
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houses and live in the community.
As an example of foresight and planning, the following pro
posed changes were suggested for the rapid transit line so that
rapid transit in the Vine City area:
will be a more effective service,
will allow for the maintenance of the neighborhood
as a functioning social organization,
will permit redevelopment housing according to
approved plans,
will promote a desirable thoroughfare system, and
will use land not suitable for other development.
Proceeding from east to west—it is suggested that the transit
line diverge from the existing proposed line just west of Magnum
Street in a southwesterly direction toward the motel at Northside
Drive (approximately 160 feet from the southeast corner of Northside
Drive and Rhodes Street); thence continuing in a southwesterly
direction more or less along the southern right-of-way line of Carter
Street for approximately 400 feet; thence curving northwesterly
through vacant land for approximately 1,500 feet until it connects up
to the existing proposed transit line—approximately 350 feet west of
the western right-of-way of Vine Street. (See attached map).
The consequences of the changes herein suggested as compared
to the existing rapid transit route proposed are:
1. The station will be more conveniently located so that
the people it serves from outside the Vine City area
will not have to travel through the residential area.
2. The transit system will be averaged above ground for
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approximately half the distance of the existing pro
posal. This change will allow for:
more intensive use of the land area surrounding
the station in line with present redevelopment
plans; and
better acceptance of the rapid transit concept
by the residents in Vine City.
As a consequence, the station is proposed slightly
south and east of the existing one.
3. Approximately half of the suggested line changes will
go through already existing vacant land and will not
be as detrimental to residential redevelopment.
4. By relocating the transit line, a more efficient and
effective street system may be provided which, in
turn, will better serve prospective transit riders
who must come in and out of the area, and at the
same time, prevent disruption of the neighborhood
which is primarily a residential complex.
5. Planned commercial development for Vine City borders
this proposed station on the south and higher density
residential uses border it on the north. Rapid transit
clientele, who are not Vine City residents, would pro
vide an extrinsic source of revenue to the businesses
adjacent to the station.
Rapid transit can serve as a positive force in achieving the
objectives of the redevelopment plan for Vine City.
Existing Problems.—There remain several problems to be resolved
and questions to be answered before refining the Redevelopment Plan.
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The list below provides some idea of what is involved in making
permanent decisions:
1. All of the figures indicate a strong need for some
form of public housing for low-income families. If
these facilities are provided, this particular
problem may be resolved. However, if only private
development is the goal, then the PAC must be aware
that the Federal Housing Administration will require
a market study to determine the need for said housing
types.
2. Since the Ware Elementary School is proposed for
removal, will the area, when redeveloped, house a
sufficient number of families with children so the
proposed new school site can be justified? If not,
then a decision must be made as to the use of this
7.15 acre site. (For example: If it is developed
for apartments, then 107 additional dwelling units
would be available, or if single-family structures
are built then about 30 families more would be housed).
3. There are some facilities and services available
to Vine City residents at the J. F. Kennedy School.
In addition, major recreational facilities will also
be available (See Chapter II). Therefore, what ad
ditional facilities does the population of Vine City
need in the new park site? Is such a large park site
(about ten (10) acres) justified?
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4. Some convenience shopping is located adjacent to and
in the northwest area of the project. Additional
neighborhood and convenience shopping facilities are
proposed for the southeast portion of the project
area—adjacent to the rapid transit station. Is there
a market for the balance of convenience shopping to
be located at one edge of the project boundary or
should there be some convenience shopping available
at other sites throughout the area?
5. The Boys Club is located in a dilapidated structure
at the corner of Thurmond and Northside Drives.
Should a new, more appropriate site be provided to
relocate this facility?
6. The closest branch lending library is located at
1116 Hunter Street. Would a branch library be
desirable in the Vine City area?
Throughout the time of redevelopment, these and many other
questions will become apparent. Population demands and local de
cisions will interact to create change. The PAC will have to be
continually on the alert to incorporate changes by reviewing the plan
each year and making the necessary adjustments. If this is done,
Vine City should result in a most desirable residential community.
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